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I.  INTRODUCTION 

 

Section 15132 of the CEQA Guidelines states that the Final EIR shall consist of: “(a) the 
Draft EIR or a revision of the draft; (b) comments and recommendations received on the Draft 
EIR either verbatim or in summary; (c) a list of persons, organizations, and public agencies 
commenting on the Draft EIR; and (d) the responses of the Lead Agency to significant 
environmental points raised in the review and consultation process.”  The Final EIR for the 
Lowe’s Home Improvement Warehouse/Northeast Corner of Beach and Warner is comprised of 
the following:  Volume I Draft EIR, Volumes II and III Technical Appendices to the Draft EIR, 
and this document, Volume IV Response to Comments. 

The Draft EIR was submitted to the State Clearinghouse, Governor’s Office of Planning 
and Research, and circulated for public review on May 2, 2003.  The 45-day comment period 
required by CEQA Guidelines Section 15087 concluded on June 16, 2003.  A public meeting on 
the Draft EIR was held on June 3, 2003.  No formal verbal comments requiring response were 
received during the public hearing; however, comment cards were distributed and attendees were 
invited to provide written comments concerning issues/questions related to adequacy of the Draft 
EIR. 

The City of Huntington Beach Planning Department received a total of three (3) 
comment cards from the public meeting, which have been addressed as comment letters, as well 
as nine (9) comment letters during the public review period.  The letters included submissions 
from State, County, regional agencies, and the City, as well as from private individuals.  Copies 
of the original comment letters are provided in Section II., Comment Letters, to this document.  
The text contained in the original letters is reproduced in Section III., Responses to Written 
Comments, of this document, and responses to each of the comments contained in the letters is 
also provided in Section III.  The comments contained in each letter have been numbered in 
order to provide a corresponding response.  For example, the first comment contained in Letter 1 
from Cathy Van Doornum – President of the Ocean View Little League, is listed as Comment 
1.1, and this corresponds to Response 1.1 from the City.  A list of all the letters received, along 
with a summary of the general issues raised in each letter, is contained in Table I-1 on page 2.  
Issues identified as “other” relate to non-CEQA issues or issues that do not address adequacy or 
content of the Draft EIR.  Comments received that did not address CEQA issues, but expressed 
general support or opposition to the project are identified as such.  Section IV., Additions and 
Corrections to the Draft EIR provides a description of all changes or additions made to the Draft 
EIR as a result of comments received.  Section V., Final Executive Summary, of this document 
contains the Summary of Project Impacts and Mitigation Measures table, which has been revised 
to reflect changes made to the Draft EIR as a result of comments received.  None of the changes 
made to the Draft EIR affect the original conclusions related to potential environmental 
significance that were drawn in the Draft EIR. 
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Cathy Van Doornum – President OVLL 
6881 Steeplechase Cir 
Huntington Beach, California 92648 

1 43            

Yvonne B. Fleming 
16722 IRBY Lane 
Huntington Beach, California 92647 

2 45            

Manilal D. Phdhiar 
17101 Kampen Lane 
Huntington Beach, California 92647 

3 46            

Christopher Wright, Associate Transportation Analyst 
Orange County Transportation Authority 
550 South Main Street 
P.O. Box 14184 
Orange, California 92863-1584 

4 47            

Terry V. Wooldridge 
Gwen A. Woodridge 
8141 Blaylock Drive 
Huntington Beach, California 92647-603 

5 49            

Jon R. Phillips 
8372 Edam Circle 
Huntington Beach, California 92647 

6 51            
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City of Fountain Valley 
10200 Slater Avenue 
Fountain Valley, California 92708-4736 

7 52            

Krone, Shawna 
[NOTE:  SENT VIA E-MAIL] 8 55            

James R. Tarwater, Ed.D., District Superintendent 
Ocean View School District 
17200 Pinehurst Lane 
Huntington Beach, California 92647-5569 

9 57            

Timothy Neely, Manager 
County of Orange 
Environmental Planning Services Division 
300 North Flower Street 
P.O. Box 4048 
Santa Ana, California 92702-4048 

10 61            

Robert F. Joseph, Chief 
California Department of Transportation 
IGR/Community Planning Branch 
District 12 
3337 Michelson Drive, Suite 380 
Irvine, CA 92612-8894 

11 66            
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Al Hendricker, Chairman 
Environmental Board 
City of Huntington Beach 

12 71            
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II.  COMMENT LETTERS 
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III.  RESPONSE TO COMMENTS 

 

LETTER NO. 1 

Date Received:  June 03, 2003 

Cathy Van Doornum – President OVLL 
6881 Steeplechase Cir 
Huntington Beach, California 92648 
 
Comment 1.1 
Mitigation – R-1 

Propose that EIR read – Prior to the issuance of grading permits for the proposed project, 
OVSD must insure that all six Ocean View Little League fields within the former Rancho View 
School site are relocated at one site to accommodate Ocean View Little League’s programs 
without undue hardship. 

A meeting between all parties involved – City of HB, OVSD, Lowe’s, & OVLL needs to be 
planned to address the many questions regarding timing of events, field layout, financial 
responsibilities, etc. 

Response 1.1 

While page 210 of the Draft EIR indicates that the project site contains a total of six 
fields currently being used by youth sports organizations for Ocean View Little League (OVLL) 
baseball, according to the Huntington Beach Community Services Department, OVLL has 
moved its Challenger Division to a field located in the City of Westminster,1 and it is now only 
necessary to relocate a total of five (5) ballfields.  Therefore, only five fields require relocation at 
the Park View site.  No corrections to the analyses or conclusions of the Draft EIR are necessary 
due to the above-described revision. 

Furthermore, based on comments on behalf of Ocean View Little League as stated above, 
as well as comments from Dr. James Tarwater, Ocean View School District, Mitigation Measure 
R-1 from the Draft EIR has been revised to specifically address relocation of the ballfields in 
more specific terms.  The revised mitigation measure shall read as follows: 

                                                 
1 Dave Dominguez, Manager, Facilities/Development and Concessions of the Huntington Beach Community 

Services Department, June 2003. 
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Prior to any disruption of Ocean View Little League’s (OVLL) established use of Rancho 
View School, the following shall occur: 

In accordance with the 'Agreement Between the City of Huntington Beach and the Ocean 
View School District for Joint Development of Improvements and Joint Use of Improvements 
upon Certain Portions of City and District Property' as approved on September 5, 2000, five 
OVLL fields shall be relocated from the former Rancho View School site to Park View School 
with approximately 109 additional parking spaces provided at Murdy Park.  The complete 
relocation of all five fields shall occur prior to any building or construction activity at the Rancho 
View School site that disrupts OVLL's established use of the site.  Currently, OVLL's established 
use of Rancho View School consists of tryouts in January with the baseball season commencing 
in February and ending in June.  “Complete relocation” shall be defined as five fields finished 
and ready for use by OVLL.  No loss of the baseball season for OVLL shall occur. 

Please refer to Section IV. Additions and Corrections to the Draft EIR, of this document 
for the revised location of this text in the Draft EIR.  No corrections to the analyses or 
conclusions of the Draft EIR are necessary due to the above-described revision. 
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LETTER NO. 2 

Date Received:  June 03, 2003 

Yvonne B. Fleming 
16722 IRBY Lane 
Huntington Beach, California 92647 
 
Comment 2.1 

I believe that traffic on the 405 off-Ramp [sic] Warner exit will be impacted negatively.  I 
believe that the noise, light & pollution level will be significantly more than what is reported.  
(Refering [sic] to page 224 Volume 1 EIR).  I also believe that the current estimated 
Environmental [sic] impact of trash & run-off off of parking lot is severly [sic] underestimated.  
[Table IV.K-9] page 248 for above.  The noise level is severly [sic] underestimated.  In general I 
am NOT satisfied with the adequacy of the EIR. 

Thank you. 

Response 2.1 

Regional access to the project site is provided via the San Diego Freeway (I-405) 
approximately one mile to the north and/or east.  As previously described in the Traffic Impact 
Analysis prepared for the proposed project, traffic from the proposed project that would be 
accessing the freeway via Beach Boulevard to northbound I-405 and Warner Avenue to 
southbound I-405 would utilize loop ramps where there is no restriction to the movements, either 
inbound or outbound movements to/from the project site.  These ramps are free-flowing and 
could be equivalent to a “FREE” right turn movement.  Under Intersection Capacity Utilization 
(ICU) methodology, a “FREE” movement is not included in the overall critical movement 
analysis; therefore, these ramps would not be expected to be significantly impacted by the 
proposed project and were not included in the Traffic Impact Analysis prepared for the proposed 
project.  As indicated in Section IV.K Traffic/Circulation of the Draft EIR, key roadways that 
serve the site were identified through a sensitivity analysis.  The potential effects of the proposed 
project on these key roadways were analyzed in further detail.   

With regard to noise, light and pollution as noted by the commentor, page 224 Volume I 
of the Draft EIR contains a discussion of Traffic/Circulation, and not noise, light and pollution.  
Please refer to Sections IV.G. Noise, IV.A Aesthetics/Light and Glare, and IV.B. Air Quality, of 
the Draft EIR for discussion of noise, light and pollution, respectively. 

The comments are noted for the record and will be forwarded to the decision-makers for 
review and consideration. 
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LETTER NO. 3 

Date Received:  June 04, 2003 

Manilal D. Phdhiar 
17101 Kampen Lane 
Huntington Beach, California 92647 
 
Comment 3.1 

Need a traffic light a [sic] Rotterdam St [sic] for us to make left turn – And Saftey [sic] of 
our kids. 

Thank you. 

Response 3.1 

The Draft EIR acknowledges that no typical roadway widening improvements exist that 
could mitigate impacts at the intersections of Warner Avenue/B Street and Warner 
Avenue/Rotterdam Lane.  Therefore, as described in the Draft EIR, impacts to these intersections 
remain significant, unavoidable and adverse; however, if the Lowe’s main access were to align 
with Rotterdam Lane, thus providing a signal at Rotterdam Lane, and B Street were vacated, 
significant impacts could be reduced to a less than significant level.  If B Street is not vacated, 
however, impacts at this intersection remain significant and unavoidable. 
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LETTER NO. 4 

Date Received:  June 00, 2003 

Christopher Wright, Associate Transportation Analyst 
Orange County Transportation Authority 
550 South Main Street 
P.O. Box 14184 
Orange, California 92863-1584 
 
Subject:  Lowe’s Home Improvement Warehouse/Northeast Corner of Beach and Warner 
Project (EIR No. 00-01) 

Comment 4.1 

The Orange County Transportation Authority (OCTA) has reviewed the above referenced 
document and has the following comments: 

The Draft Environmental Impact Report states that it is recommended that “B” Street be 
vacated from Warner Avenue north to Robidoux Drive.  However, the Site Plan (Figure II.C-3) 
shows two access driveways off of “B: street [sic].  If. [sic] In fact, the recommended alternative 
includes the vacation of “B” Street, the aforementioned access driveways should be deleted from 
the site plan and consideration [sic] in the traffic study. 

OCTA appreciates the opportunity to review and comment on this project.  Please contact 
me with any questions or concerns at 714-560-5749 or cwright@octa.net. 

Response 4.1 

Section IV.K., Traffic/Circulation, of the Draft EIR (page 244) acknowledges that the 
current site plan identifies two driveways located on B Street to serve the Lowe’s facility.  This 
site design layout is proposed by the Applicant and therefore, has been evaluated in the Draft 
EIR.  However, while future development within Area B1 of the project site has not been 
specifically defined nor future tenants identified, certain assumptions were made in the Draft EIR 
as to the type and amount of development that can reasonably be expected in this area, which is 
located directly west of Area A, the project area that would include the Lowe’s facility.  
Therefore, in an effort to address potential buildout that would occur in Area B1 of the project 
site and the access and circulation relationship future development might have with the Lowe’s 
facility, the Traffic Impact Analysis prepared for the proposed project (Appendix H of the Draft 
EIR) evaluated the possibility of B Street being vacated and made further recommendation that B 
Street in fact, be vacated.  Therefore, while the Applicant proposes a site design layout that 

mailto:cwright@octa.net
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identifies two driveway locations along B Street, based on the Traffic Impact Analysis findings, 
vacating B Street has been recommended, but not identified as a necessary mitigation measure. 
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LETTER NO. 5 

Date Received:  May 22, 2003 

Terry V. Wooldridge 
Gwen A. Woodridge 
8141 Blaylock Drive 
Huntington Beach, California 92647-603 
 
Comment 5.1 

As a [sic] property owners, we are adamantly opposed to the building of the Lowe’s Home 
Improvement Warehouse at the Warner and B Street location.  Due to the increase of traffic 
conjestion, noise and air pollution and devaluation of the property values our quality of life will 
be lowered tremendously. 

Even your own impact study finds that the level of service at five of the intersections will be over 
capacity substantially since three of the five are already at that condition now.  Our 
neighborhood will be difficult to both enter or [sic] leave.  The proposed signal light between 
Rotterdam and B Street will stack up cars past B and probably impact A Street also increasing 
the inability to leave in a timely manner. 

Response 5.1 

In July 2003, new traffic counts were conducted at all of the study intersections that were 
previously analyzed in the Draft EIR to review the validity of the conclusions of the previous 
report and to update the analyses.  The new traffic count data was compared with the previous 
count data found in Appendix H, Traffic Impact Analysis of the Draft EIR.  The comparison 
indicated that the new count data was generally lower than the traffic count data used in the 
previous traffic study.  Therefore, the previous study results represent a conservative evaluation 
of potential project impacts.  Since new information was obtained, the project traffic impact 
analyses were updated to reflect the most recent data.  As a result, a supplemental traffic study 
has been prepared to reflect the most recent data, which is included for review in Appendix A, 
Supplement to Traffic Study, of this document.   According to the updated information, the Heil 
Avenue/Beach Boulevard intersection under its existing condition does not operate at an 
unacceptable Level(s) of Service (LOS); however, Warner Avenue/B Street and Warner 
Avenue/Rotterdam Lane continue to operate at unacceptable LOS.  Implementation of the 
proposed project would result in an unacceptable LOS at Heil Avenue/Beach Boulevard, Warner 
Avenue/Beach Boulevard, and Warner Avenue/Newland Street.  Furthermore, it is 
acknowledged that the project would exacerbate the existing unacceptable LOS at Warner 
Avenue/B Street and Warner Avenue/Rotterdam Lane.  As described within Appendix A of this 
document, mitigation measures have been recommended to reduce the significant project-related 
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impacts to the signalized intersections to a less than significant level.  Additionally, as noted in 
Section IV.K, Traffic/Circulation, of the Draft EIR, in some cases, the recommended 
improvements mitigate not only the proposed project’s impacts to signalized intersections, but 
also impacts caused by related projects and ambient traffic growth, as well as some existing 
deficiencies.  With regard to the unsignalized intersections that would be affected by the 
proposed project, the Draft EIR acknowledges that no typical roadway widening improvements 
exist that could mitigate impacts at Warner Avenue/B Street and Warner Avenue/Rotterdam 
Lane.  Therefore, as described in the Draft EIR, impacts to these intersections remain significant, 
unavoidable and adverse; however, if the main access were to align with Rotterdam Lane, thus 
providing a signal at Rotterdam Lane, and B Street were vacated, significant impacts could be 
reduced to a less than significant level. 

 



III.  Response to Comments 

City of Huntington Beach Lowe’s Home Improvement Warehouse/Northeast Corner of Beach and Warner Project 
Response to Comments/Final EIR  October 2003 
 

Page 51 

PRELIMINARY WORKING DRAFT – Work in Progress 

LETTER NO. 6 

Date Received:  May 15, 2003 

Jon R. Phillips 
8372 Edam Circle 
Huntington Beach, California 92647 
 
Comment 6.1 

Judging from your public notice of May 1, regarding an EIR for Lowe’s Home store, you 
sound as if you would appreciate comments from those of us who live near this project.  Like 
most average residents I probably know very little about environmental issues, however I can 
state that I and my wife are 100% in favor of building this Lowe’s store. 

In so far as loss of open space goes the old closed Rancho View school has been an eye-
sore for many years now and we’ll be glad to see that gone.  The Little League is already on 
notice that they eagerly want to play ball in the new sports complex south of the main library.  
Traffic on Warner Ave has been quite busy for years now and one more store or two won’t make 
any noticeable difference. 

The neighbors that I know in our Dutch Haven tract are all glad to see the new Lowe’s 
store plus a restaurant move within walking distance.  Also, if they do put a traffic light at 
Warner and Rotterdam, it would be great for our tract making it easier, and safer, to turn left on 
Warner whenever we exit the neighborhood. 

Let’s get all the paperwork done on this project and move ahead full steam. 

Response 6.1 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration. 
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LETTER NO. 7 

Date Received:  May 30, 2003 

City of Fountain Valley 
10200 Slater Avenue 
Fountain Valley, California 92708-4736 
 
SUBJECT:  LOWE’S ENVIRONMENTAL IMPACT REPORT 

Comment 7.1 

Thank you for the opportunity to review the Draft Environmental Impact Report (EIR 
No. 00-01) for Lowe’s Improvement Warehouse at the northeast corner of Beach Boulevard and 
Warner Avenue.  The City of Fountain Valley has reviewed the document and has the following 
comments: 

Response 7.1 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration.  The concerns expressed in this letter are addressed individually 
below. 

Comment 7.2 

 
1. Intersection analysis: 

• ICU calculations are flawed for the intersections of Warner at Magnolia and 
Warner at Newland.  The existing volumes are transposed.  This affects the 
existing LOS.  See attached traffic counts. 

• Update tables 3 & 9, as noted above. 

• Update figure 4, as noted above. 

• Check Newland at Slater traffic counts, and ICU calculations. 

Response 7.2 

New counts were conducted in July 2003 at the study intersections of Warner/Magnolia, 
Warner/Newland and Newland/Slater to verify existing count data.  The counts are included for 
review in Appendix A of this document.  As indicated in the comment, the previous traffic 
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counts were flawed, and the new counts compare reasonably to the 1999 counts provided by the 
City of Fountain Valley.  Based upon the new count data, and a growth factor to the Year 2005, 
the analyses of these three intersections were updated.  The updated worksheets are also included 
for review in Appendix A of this document.  As indicated on the worksheets, Warner/Magnolia 
would still require a second northbound left turn lane to mitigate the project’s impact, which is 
shown in the traffic study; however, it would be warranted under project Opening Day and not 
under Buildout conditions.  The study intersection of Warner/Newland under post-project 
conditions, with the new count data, would operate at an unacceptable Level of Service during 
the P.M. (1.04/F) peak hour.  Under Buildout conditions, the intersection of Warner/Newland 
would require the mitigation of adding a southbound right turn lane.  The intersection of 
Newland/Slater would continue to operate at acceptable Levels of Service as previously 
indicated in the Draft EIR. 
 
Comment 7.3 

2. The intersection of Warner at Magnolia is identified as a current and future unfounded 
“Hot Spot” in the STRATEGIC PLAN TECHNICAL REPORT for the ORANGE 
COUNTY MASTER PLAN OF ARTERIAL HIGHWAYS dated January 2002.  Since 
existing trips are being added to an existing deficient intersection, the percentage of 
traffic impact equation (P. 23 of Lowe’s traffic report) requires modification and 
consideration of “Hot Spots”.  This modification also requires immediate construction. 

Response 7.3 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration.  The referenced report was prepared after the traffic impact analysis 
for the project was completed.  Therefore, the study was not referenced in the report.  The 
comment is unclear in when it states, “existing trips are being added to an existing deficient 
intersection…” It would still appear that the methodology used in evaluating the project’s fair 
share contribution towards the cost of the improvement may be needed in the near future, though 
existing ICU analyses indicate a worst-case operation of LOS D.  Based on CEQA requirements, 
the revised analysis presents the factual information regarding the conditions and the direct 
nexus between the proposed project and necessary improvement, including the fair share 
assessment. 

Comment 7.4 

3. The City of Fountain Valley will not contribute to any modifications required for the 
intersections of Magnolia and Warner, nor Warner at Newland. 
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Response 7.4 

The project applicant is responsible for satisfying the requirement of identified mitigation 
measures through a fair share contribution prior to final inspection and issuance of occupancy 
permits. 

Comment 7.5 

4. Please be advised that a moratorium is in place for Magnolia from Warner to Slater 
within the City of Fountain Valley boundary.  All of Fountain Valley’s requirements shall 
be met for any roadway modifications. 

Response 7.5 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration.  Any construction related to the proposed project will comply with the 
requirements of the moratorium. 

Comment 7.6 

5. Page 7 of traffic study; Slater and Warner do not cross.  I believe the intended cross 
streets are Slater at Newland. 

Response 7.6 

The typographical error is acknowledged, and Page 7 of the traffic study has been revised 
to read from Slater/Newland to Slater/Warner. Please refer to Section IV. Additions and 
Corrections to the Draft EIR, of this document for the revised location of this text in the Draft 
EIR.  No corrections to the analyses or conclusions of the Draft EIR are necessary due to the 
above-described revision. 

Comment 7.7 

Thank you again for the opportunity to comment on the Draft EIR.  Please call me at (714) 593-
4425 or Mark Lewis, City Engineer at 593-4435, regarding any questions you may have in 
reference to the City of Fountain Valley’s response to the Draft EIR. 

Response 7.7 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration. 
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LETTER NO. 8 

Date Received:  June 11, 2003 

Krone, Shawna 
Manager, Budget and Research 
City of Huntington Beach Police Department 
[NOTE:  SENT VIA E-MAIL] 
 
Subject:  Eir [sic] for Lowe’s 

Comment 8.1 

Sorry about the delay, but I have a couple of changes on the Lowe’s EIR. 

Page 197 Paragraph 3 
We have a sworn allocation of 234, not 236. 

Response 8.1 

Page 197, paragraph 3, Section IV.I.2. Police Protection of the Draft EIR has been 
revised to indicate a sworn allocation of 234, not 236, as requested under Comment 8.1.  Please 
refer to Section IV. Additions and Corrections to the Draft EIR, of this document for the revised 
location of this text in the Draft EIR.  No corrections to the analyses or conclusions of the Draft 
EIR are necessary due to the above-described revision. 

Comment 8.2 

Page 197, same paragraph. 
The current information indicates that the response time for priority 1 calls are actually 7.4 
minutes 

Response 8.2 

Page 197, paragraph 3 and page 199, paragraph 3, Section IV.I.2 Police Protection of the 
Draft EIR have been revised to indicate that the response time for priority 1 calls are 7.4 minutes 
instead of three to five minutes as identified in the Draft EIR.  Please refer to Section IV., 
Additions and Corrections to the Draft EIR, of this document for the revised location of this text 
in the Draft EIR.  No corrections to the analyses or conclusions of the Draft EIR are necessary 
due to the above-described revision. 
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Comment 8.3 

If you have any questions, call me at X 5425 

Response 8.3 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration. 
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LETTER NO. 9 

Date Received:  June 13, 2003 

James R. Tarwater, Ed.D., District Superintendent 
Ocean View School District 
17200 Pinehurst Lane 
Huntington Beach, California 92647-5569 
 
RE:  Draft EIR for the Lowe’s Home Improvement Warehouse 
 
Comment 9.1 

The Ocean View School District has reviewed the Draft Environmental Impact Report No:  00-
01, Lowe’s Home Improvement Warehouse/Northeast Corner of Beach and Warner Project.  As 
the owner of the property, the School District is supportive of the Project.  The District offers the 
following comments and concerns for the City’s consideration based on a mutual goal of 
minimizing environmental impacts to residents in the community: 

Response 9.1 

The comment is noted for the record and will be forwarded to the appropriate decision-makers 
for review and consideration.  The concerns expressed in this letter are addressed individually 
below. 

Comment 9.2 

1. Page 6 – Table I-1, Hazards and Hazardous Materials, Mitigation Measure HZ-1 states that 
prior to the issuance of a grading permit, the groundwater production well and associated storage 
tank located at the northwest corner of Area A shall be abandoned pursuant to permit 
requirement, unless they are intended for future use.  This information is repeated on page 120 of 
the report under HZ-1. 

The School District contracted with General Pump Company for the proper abandonment of the 
well in August 2002.  Our permit number 2-08-47 and the Well Completion Report Number 
731240 have been filed with the Orange County Environmental Health Agency and California 
Department of Water Resources.  The water storage tank has also been removed from the 
premises.  Mitigation Measure HZ-1 is thus unnecessary. 

Response 9.2 

Page 114, paragraph 1 of Section IV.D. Hazards and Hazardous Materials of the Draft 
EIR has been revised to reflect that in August 2002, the School District contracted with General 
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Pump Company for the proper abandonment of the groundwater production well located at the 
northwest corner of Area A, and appropriate abandonment of the groundwater well was filed and 
documented with the Orange County Environmental Health Agency and California Department 
of Water Resources.  Based on the information provided, it is acknowledged that Mitigation 
Measure HZ-1 is no longer necessary and therefore, has been deleted from the EIR.  Please refer 
to Section IV., Additions and Corrections to the Draft EIR, of this document for the revised 
locations of this text in the Draft EIR.  No other corrections to the analyses or conclusions of the 
Draft EIR are necessary due to the above-described revision. 

Comment 9.3 

2. Page 12 – Table I-1, Recreation, Mitigation Measure R-1 states that prior to the issuance of 
building permits for the proposed project, the goal of OVSD should be to insure that all six 
Ocean View Little League fields within the former Rancho View School site are relocated at one 
site or in a manner that practically accommodates Ocean View Little League’s programs without 
undue hardship. 

Page 211, Item 2, last paragraph states that the OVSD and the City of Huntington Beach have 
entered into an Agreement to relocate the Ocean View Little League fields to Park View, a 
closed OVSD school site, and to the adjacent Murdy Park.  This Agreement will provide for the 
relocation of the six Ocean View Little League practice fields as well as accommodations for 
soccer and other sports. 

Page 215, Item 7 restates that above information concerning the Agreement and the Mitigation 
Measure R-1. 

Mitigation Measure R-1 accurately reflects the language of the executed agreement entitled 
Agreement Between the City of Huntington Beach and the Ocean View School District for Joint 
Development of Improvements and Joint Use of Improvements Upon Certain Portions of City 
and District Property dated September 5, 2000 as attached. 

It is my understanding that consideration is being given to modifying Mitigation Measure R-1.  
In summary, the School District is opposed to any proposed change in Mitigation Measure R-1 
that would affect the timeline for relocating the Little League fields from the City issuance of the 
building permit for Lowe’s construction to some other earlier target date.  The School District 
would consider such a change in the timeline to be not in compliance with the negotiated 
agreement.  Therefore, an amendment to the Agreement would need to be mutually agreed to by 
the parties, and approved by the City Council and our Board of Trustees. 

The School District is working diligently to relocate the ball fields to Park View School/Murdy 
Park per the terms of the Agreement approved by the City Council and our Board of Trustees.  
Nuvis Landscape Architects and Planning estimated the cost of the relocation of the ball fields 
and site amenities at $444,805 in 1998.  An income stream provided by the Lowe’s ground lease 
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agreement is required to offset the relocation expenses, as well as, financial participation by the 
City of Huntington Beach and the Ocean View Little League in the relocation.  It is the School 
District’s intent to have the Little League fields relocated by the time the building permits are 
needed by Lowe’s in accordance with the Agreement between the City and the School District 
and as correctly stated in Mitigation Measure R-1 of the Draft EIR. 

Thank you for the opportunity to comment on the proposed project.  If you have any questions 
regarding the School District’s comments, please contact me at (714) 847-2551 ext. 1309. 

Response 9.3 

As indicated previously under Response 1.1, page 210 of the Draft EIR indicates that the 
project site contains a total of six fields currently being used by youth sports organizations for 
Ocean View Little League (OVLL) baseball.  However, according to the Huntington Beach 
Community Services Department, OVLL has moved its Challenger Division to a field located in 
the City of Westminster,2 and it is now only necessary to relocate a total of five (5) ballfields.  
Therefore, only five fields require relocation at the Park View site.   

Furthermore, based on comments on behalf of Ocean View Little League, as well as the 
comment from Dr. James Tarwater as stated above, Ocean View School District, Mitigation 
Measure R-1 from the Draft EIR has been revised to address relocation of the ballfields in more 
specific terms.  The revised mitigation measure shall read as follows: 

Prior to any disruption of Ocean View Little League’s (OVLL) established use of Rancho 
View School, the following shall occur: 

In accordance with the 'Agreement Between the City of Huntington Beach and the Ocean 
View School District for Joint Development of Improvements and Joint Use of Improvements 
upon Certain Portions of City and District Property' as approved on September 5, 2000, five 
OVLL fields shall be relocated from the former Rancho View School site to Park View School 
with approximately 109 additional parking spaces provided at Murdy Park.  The complete 
relocation of all five fields shall occur prior to any building or construction activity at the Rancho 
View School site that disrupts OVLL's established use of the site.  Currently, OVLL's established 
use of Rancho View School consists of tryouts in January with the baseball season commencing 
in February and ending in June.  “Complete relocation” shall be defined as five fields finished 
and ready for use by OVLL.  No loss of the baseball season for OVLL shall occur. 

                                                 
2 Dave Dominguez, Manager, Facilities/Development and Concessions of the Huntington Beach Community 

Services Department, June 2003. 
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Please refer to Section IV. Additions and Corrections to the Draft EIR, of this document 
for the revised location of this text in the Draft EIR.  No corrections to the analyses or 
conclusions of the Draft EIR are necessary due to the above-described revision. 
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LETTER NO. 10 

Date Received:  June 18, 2003 

Timothy Neely, Manager 
County of Orange 
Environmental Planning Services Division 
300 North Flower Street 
P.O. Box 4048 
Santa Ana, California 92702-4048 
 
SUBJECT:  DEIR for Lowe’s Home Improvement Warehouse Project 
 
Comment 10.1 

The above referenced item is a Draft Environmental Impact Report (DEIR) for the City of 
Huntington Beach.  The Project is located at 8181 Warner Avenue (northeast corner of Beach 
Boulevard and Warner Avenue) and the project proposes the redevelopment and intensification 
of 25.6-acres with commercial/retail, office, and restaurant uses and associated surface parking 
and landscaped areas. 

The County of Orange has reviewed the DEIR and offers the following comments: 

Response 10.1 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration.  The concerns expressed in this letter are addressed individually 
below. 

Comment 10.2 

FLOOD 

1. The Proposed Project is the development of a commercial retail center at a former 
elementary school site.  The change in land use is expected to result in increased runoff 
and has the potential to adversely impact the Ocean View Channel (C06) that borders the 
project site to the north.  Since the City of Huntington Beach is responsible for land use 
changes, the City should ensure that existing conditions along Ocean View Channel and 
areas adjacent to or within floodplains upstream and downstream of the project site are 
not made worse as a result of proposed project. 
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Response 10.2 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration.  The criteria utilized in the preparation of the drainage study and the 
design of the proposed project storm drain facilities, ensure that the existing conditions upstream 
and downstream along Ocean View Channel are not made worse by the development of the 
proposed commercial center.  Existing site conditions were analyzed based on pre-1986 design 
criteria from the Orange County Hydrology Manual with the site as presently developed as a 
school site.  This established a conservative base-line condition.  Peak runoff values for 10, 25 
and 100-year storm events were used to model expected runoff under fully developed conditions.  
The proposed drainage system is designed to limit storm discharge to the peak runoff of a 10-
year storm using pre-1986 design criteria.  All runoff exceeding this baseline is retained on site 
until it can be discharged when the peak flows have dissipated. 

Furthermore, the City Public Works Department has placed conditions of approval onto 
the proposed project, which also address the County’s concern regarding runoff and the potential 
for the project to adversely impact the Ocean View Channel (C06).  Please refer below to the 
specific conditions: 

Hydrology and hydraulic analysis shall be submitted for Public Works review and 
approval (10, 25, and 100-year storms and back to back storms shall be analyzed).  The drainage 
improvements shall be designed and constructed as required by the Department of Public Works 
to mitigate impact of increased runoff due to development, or deficient, downstream systems.  
Design of all necessary drainage improvements shall provide mitigation for all rainfall event 
frequencies up to a 100-year frequency. 

a. Flows leaving the site in the developed condition shall be restricted to pre-
1986 Q10 runoff quantities.  All other flows shall be retained on-site until the 
peak storm has passed. 

b. A maximum depth of 8 inches of water will be allowed to be retained and 
ponded on-site in the parking area of the project during major storm events, 
a maximum of 30 percent of the parking stalls may be inundated in the 100-
year storm condition, the ponding shall be located in a remote portion of the 
parking lot, and one clear drive aisle between the main project entrance on 
Warner Avenue and the westerly driveway on B Street shall be elevated 
above the high water limit.  Prior to issuance of a building permit, the 
developer shall indemnify and defend the City from any claims for damages 
caused by the developer’s decision to collect storm water on the parking 
area by recording a covenant on the property, and signs shall be posted 
within the parking lot warning patrons of potential flooding.  The covenant 
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shall be reviewed and approved by the City Attorney’s Office prior to 
recordation. 

Comment 10.3 

2. The Ocean View Channel was built in the 1960s and does not meet the Orange County 
Flood Control District’s (OCFCD) current design criteria.  In spite of the fact that the 
Federal Emergency Management Agency’s (FEMA) Flood Insurance Rate Map for the 
area indicates that the 100-year-flood (based on existing land uses) is contained in the 
existing channel, OCFCD’s approved 100-year-design discharges (based on ultimate land 
uses) are usually higher than the discharges used by FEMA for floodplain purposes.  Due 
to this fact and the age of the facility, the City should, as a condition of development, 
require the project proponent to protect the proposed development by ensuring that the 
development is indeed safe from flooding resulting from Ocean View Channel in a 100-
year storm event.  If channel improvements are to be accomplished as part of this process 
it should be done in consultation with the County’s Flood Control Division. 

Response 10.3 

Section IV.E., Hydrology and Water Quality of the Draft EIR, contains a discussion of 
drainage, water quality and flooding.  The drainage study utilized design water surface elevations 
for Ocean View Channel (Facility C06) provided by the County of Orange and contained in 
Appendix A6 of the study.  Although the comment infers that the existing channel may not 
contain the 100-year flood, neither the County, nor FEMA has revised data or high water surface 
elevations that would indicate that the comment is correct.  According to FEMA’s Flood 
Insurance Rate Map (FIRM) dated June 14, 2000, the project site is located in Flood Zone X, 
considered a minimal risk for flooding.  Development standards for properties located within 
flood zones are contained within Chapter 222, Floodplain Overlay District of the Huntington 
Beach Zoning and Subdivision Ordinance.  Because the subject property is located in Flood 
Zone X, the development is not subject to flood-proofing, pad elevation, or other unique flood 
protection standards.  Like other agencies, the County of Orange was given the opportunity to 
review and comment on FEMA’s FIRM map prior to adoption.  There is no nexus to require the 
project developer to incorporate flood control measures above and beyond those required by 
FEMA’s FIRM map and the City’s Floodplain Overlay District.  As discussed in the Draft EIR 
and in Response 10.2, storm runoff in excess of existing 10-year peak flows will be contained 
on-site until the peak flows have dissipated.  The proposed storm drain system and associated 
improvements will not exacerbate flooding within the vicinity of the project. 

Comment 10.4 

3. A cursory review of the hydrology/hydraulic analyses for the proposed project showed 
that the analyses were inconsistent with the current criteria of the Orange County 
Hydrology Manual (OCHM), Addendum No. 1 to OCHM and the Orange County Local 



III.  Response to Comments 

City of Huntington Beach Lowe’s Home Improvement Warehouse/Northeast Corner of Beach and Warner Project 
Response to Comments/Final EIR  October 2003 
 

Page 64 

PRELIMINARY WORKING DRAFT – Work in Progress 

Drainage Manual.  The City will need to review the analyses and ascertain whether the 
proposed mitigation measures are adequate to provide flood protection for the 
development, existing channel hydraulic conditions are not made worse and that any 
existing flooding problems upstream and downstream of the project site are not 
transferred elsewhere or made worse. 

Response 10.4 

The comment does not address specifically what criteria the County determined were 
inconsistent with the Orange County Hydrology Manual (OCHM), Addendum No. 1 to OCHM 
and the Orange County Local Drainage Manual.  Therefore a specific response to this comment 
cannot be presented.  The criteria and methodology utilized in the drainage study is consistent 
with standard practices utilized to evaluate the impacts of development on storm drainage.  The 
criteria and methodology utilized for the drainage study were approved by the City Public Works 
Department after extensive review.  As discussed in the Responses 10.2 and 10.3, the design of 
proposed storm drain system and the implementation of City policies and requirements will 
ensure that hydraulic conditions in the existing channel are not made worse or impact flooding 
problems in other areas. 

Comment 10.5 

4. The project proposes to connect storm drain systems “A” and “B” to Ocean View 
Channel.  Because of the deficiencies with Ocean View Channel (see 2 above) it will be 
necessary for project proponent to demonstrate that Ocean view hydraulics is not made 
worse and that impacts if adverse are being mitigated properly.  All work within the 
OCFCD right-of-way requires permit from the County’s Public Property Permits Section.  
For information regarding permit application, contact Doug Witherspoon at (714) 834-
2366. 

Response 10.5 

As indicated in the Response 10.3, the drainage study utilized design water surface 
elevations for Ocean View Channel (Facility C06) provided by the County.  The County has not 
documented alleged deficiencies in the existing Ocean View Channel and the project site is not 
located in a special flood hazard zone.  The drainage study presently demonstrates that the 
channel hydraulics is not negatively impacted by the project.  The proposed connections to the 
existing channel will require an OCFCD permit. 

Comment 10.6 

5. Floodplains that could be affected by the proposed project should be analyzed and Letters 
of Map Revision (LOMR) processed via Federal Emergency Management Agency. 
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Response 10.6 

As indicated in Response 10.3, the project site is located in Flood Zone X, according to 
FEMA’s Flood Insurance Rate Map (FIRM) dated June 14, 2000.  Floodplains in the vicinity of 
the project site will not be affected by development of the proposed project and therefore a Letter 
of Map Revision (LOMR) is not required with FEMA. 

Comment 10.7 

WATER QUALITY 

6. The proposed project is considered a priority project pursuant to Section 7 of the 
Countywide Drainage Area Management Plan (DAMP).  As such, appropriately sized 
treatment control Best Management Plan Practices (BMPs) are required to be included in 
the WQMP consistent with the 2003 DAMP New Development Appendix.  The 
treatment control BMPs must be sized appropriately based on storm volume or flow from 
the proposed development.  Guidance on treatment control BMPs can be found in Section 
7 of the DAMP and exhibit 7-II. 

Response 10.7 

Water quality impacts of the proposed project were extensively discussed in Appendix E 
of the Draft EIR, Drainage Study, including the regulatory requirements, and summarized in 
Section IV.E., Hydrology and Water Quality of the Draft EIR.  As described in the Draft EIR, 
the project will comply with the California Statewide NPDES permit during construction.  A 
Water Quality Management Plan (WQMP) consistent with the New Development requirements 
of the 2003 Drainage Area Management Plan (DAMP) will be required by the Conditions of 
Approval. 

Comment 10.8 

Thank you for the opportunity to respond to the DEIR.  If you have any questions, please contact 
Charlotte Harryman at (714) 834-2522. 

Response 10.8 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration. 
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LETTER NO. 11 

Date Received:  June 18, 2003 

Robert F. Joseph, Chief 
California Department of Transportation 
IGR/Community Planning Branch 
District 12 
3337 Michelson Drive, Suite 380 
Irvine, CA 92612-8894 
 
Subject:  Lowe’s Home Improvement Warehouse 
 
Comment 11.1 

Thank you for the opportunity to review and comment on the Draft Environmental Impact 
(EIR) Report for Lowe’s Home improvement Warehouse dated May 2003.  The proposed 
project consists of the redevelopment and intensification of a 2506-acre site consisting of three 
areas (A, B1 and B2).  The applicant proposes to develop an approximate 159,3000 square foot 
Lowe’s Warehouse and an approximate 9,000 square foot restaurant on the former Rancho View 
School Site (Area A).  No development is proposed on area B1 at this time, however the EIR 
analyzes the development of this 6.3-acre site to a commercial/retail, office, and restaurant use.  
A zoning map amendment is requested on the former school bus maintenance facility (Area B2) 
but no development is proposed at this time.  The project is located on the corner of Beach 
Boulevard and Warner in the city of Huntington Beach.  The nearest state routes to the project 
are I-405 and SR-39. 

Caltrans District 12 status is a responsible agency on this project and has the following 
comments: 

Response 11.1 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration.  The concerns expressed in this letter are addressed individually 
below. 

Comment 11.2 

 
1. Existing Traffic Volumes:  The existing traffic volumes used for the analysis are out 

dated by three years.  In order to correctly determine current as well as future LOS’ [sic], 
the volumes need to be updated. Please update the traffic analysis accordingly. 
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Response 11.2 

New traffic counts were conducted at all of the study intersections that were previously 
analyzed in the Draft EIR in July 2003 to review the validity of the conclusions of the previous 
report and update analyses. The count data is included for review in Appendix A of this 
document.  The new traffic count data was compared with the previous count data found in 
Appendix H, Traffic Impact Analysis, of the Draft EIR.  The comparison indicated that the new 
count data was generally lower than the traffic count data used in the previous traffic study.  
Therefore, the previous study results represent a conservative evaluation of potential project 
impacts.  Since new information was obtained, the project traffic impact analyses were updated 
to reflect the most recent data.  As a result, a supplemental traffic study has been prepared to 
document the new information, analyses results, conclusions and recommendations (refer to 
Appendix A).  Additional details are provided in the following responses to comments. 

Comment 11.3 

 
2. Page1, Second Paragraph: indicated opening Day is year 2002.  Opening Day should be 

re-scheduled and the analysis should be updated accordingly. 

Response 11.3 

As new counts were conducted (Year 2003), the ICU worksheets were updated with a 
growth factor to the Year 2005.  The ICU analyses were re-analyzed and two of the study 
intersections, which were previously operating at an unacceptable Level of Service with the 
project (i.e., Warner/Beach and Warner/Newland), are now operating at acceptable Level of 
Service under Opening Day plus project conditions.  However, further analysis of Buildout 
conditions is required.  Under the General Plan, Warner Avenue between Gothard Street and 
Magnolia Street is shown at Buildout as an eight-lane facility.  The intersections along this 
stretch of Warner, between Gothard and Magnolia, which were analyzed, were recalculated to 
determine potential impact.  The intersection analyses were recalculated with the General Plan 
lane configurations, and the results indicate that the three study intersections of Heil/Beach, 
Warner/Beach, and Warner/Newland would operate at unacceptable Levels of Service during the 
P.M. peak hours.  Mitigation Measure T-1 and T-3 of the Draft EIR to address Heil/Beach and 
Warner/Newland, respectively, still apply to the project.  Mitigation Measure T-2 to address 
Warner/Beach has been revised to require contribution of the applicant’s fair share to the 
addition of a northbound right turn lane rather than a westbound right turn lane.  This 
improvement has been identified as a needed improvement within the City of Huntington Beach 
General Plan Circulation Element.  Furthermore, review of the existing car wash development 
that is located at the southeast corner of Warner/Beach also reflects that this improvement is 
needed.  Please refer to Section IV. Additions and Corrections to the Draft EIR, of this document 
for a description of revised traffic mitigation in the Draft EIR.  No corrections to the conclusions 
of the Draft EIR are necessary due to the above-described revision. 
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The updated ICU worksheets and the detailed analyses and results are presented in the 
supplement to the project traffic study dated September, 2003, included in Appendix A of this 
document.   

The two intersections of Warner/Magnolia and Warner/Gothard, which were shown to 
operate at unacceptable Levels of Service under Buildout conditions with the project, are now 
operating at acceptable Levels of Service with the eight-lane facility on Warner Avenue.  
Therefore, Mitigation Measure T-4 of the Draft EIR, which addresses Warner/Magnolia, would 
not be required under the Buildout condition, but as previously described under Response 7.2, 
would be required under project Opening Day conditions.  Mitigation Measure T-5 to address 
Warner/Gothard is no longer required. 

Comment 11.4 

3. Page 2, Second Paragraph: A signal is proposed at the main entrance on the [sic] Warner 
Avenue, but the traffic signal warrant analysis for this location is not included in the 
report.  Our concern is the intersection spacing between this location and Beach/Warner.  
Please refer to warrant #5 of the signal warrants analysis in Caltrans Traffic Manual. 

Response 11.4 

A traffic signal warrant was completed for the main entrance to the proposed facility and 
Warner Avenue.  Both Warrant 5 and Warrant 11 were utilized and indicate a need for 
signalization.  The signal warrant worksheets are included for review. 

Comment 11.5 

4. Page 15, Third Paragraph: The analysis uses trip generation estimates retrieved from 
SARA traffic model.  Caltrans recommends ITE trip generation analysis.  Page 26, Table 
9: The table indicates that, for the long range, the intersection of Beach/Warner will be 
degraded to 1.05/F with area B1, due to the project traffic.  Additional traffic mitigation 
is required. 

Response 11.5 

The underlying basis for the rates utilized in the SARA model are trip generation rates 
from the ITE publication Trip Generation.  When the model is performed, there is some 
interaction between the land use within the model in each zone which will provide for a slightly 
different trip generation output if a straight comparison is conducted between the rates generated 
by the model and those shown in the ITE publication. 

The following values are found in the updated traffic information provided in the 
supplement to the project traffic study dated September 2003 (Appendix A of this document).  
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The intersection of Beach/Warner under long-range conditions is shown to operate at an 
ICU/LOS of 0.96/E under long-range conditions without the project.  When the project is added, 
the ICU/LOS increases to 0.99/E.  Mitigation measures are recommended which would mitigate 
the project’s impact back to a less than 0.02 impact, or 0.97/E.  Additional measures, beyond 
what is indicated in the supplement, are not required to mitigate the project’s impact.  It is 
recognized that additional improvements would be needed to ensure that the intersection does 
not exceed the minimum level of service standard based on other area traffic volume increases, 
not attributable to the project. 

Comment 11.6 

5. The traffic analysis addressed in [sic] traffic impacts and mitigation measures for 
intersections only.  Please include the Roadway Links traffic impacts and mitigation 
measures in the analysis. 

Response 11.6 

Twenty-four hour directional counts were conducted at 17 locations with three locations 
along Beach Boulevard obtained from the Caltrans website.  The count data is included in 
Appendix A of this document for review.  Table A.1 in Appendix A of this document indicates 
the Roadway Link Capacity Analysis Summary.  Based upon the results of the analyses, nine 
street segments would not meet the City’s minimum level of service standard with the proposed 
project under post-project conditions.  However, only two of the roadway segments, Warner 
Avenue from Beach to Newland and Warner Avenue from Newland to Magnolia would have a 
volume to capacity (v/c) increase with the project of greater than 0.03, which is beyond the 
City’s threshold. Neither of these road segments exceed the City’s second criteria in evaluating 
street segments (terminal intersections of each segment not operating at an acceptable level of 
service); therefore, no further improvements are necessary. 

 Under Buildout conditions, the road segment analysis results indicate that 10 of the road 
segments would not meet the City’s minimum level of service standard with the proposed 
project.  However, none of the road segments exceed the minimum threshold of a v/c increase 
with the project of 0.03 or less.  No further improvements are necessary on the study road 
segments. 

Comment 11.7 

6. If any project/work (e.g. street widening, emergency access improvements, sewer 
connections, sound walls, storm drain construction, street connections, etc.) occurs in the 
vicinity of the Caltrans Right-of-Way, an encroachment permit would be required and 
environmental concerns must be adequately addressed.  If the environmental 
documentation for the project does not meet Caltrans requirements, additional 
documentation would be required before approval of the encroachment permit.  Please 
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coordinate with Caltrans to meet requirements for any work within or near Caltrans 
Right-of-Way. (See Attachment: Environmental Review Requirements for Encroachment 
Permits) 

Response 11.7 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration.   

Comment 11.8 

7. All work within the State Right of Way must conform to Caltrans Standard Plans and 
Standard Specifications for Water Pollution Control, including production of a Water 
Pollution Control Program (WPCP) or Storm Water Pollution Prevention Plan (SWPPP) 
as required. Any runoff draining into Caltrans Right of Way from construction 
operations, or from the resulting project, must fully conform to the current discharge 
requirements of the Regional Water Quality Control Board to avoid impacting water 
quality.  Measures must be incorporated to contain all vehicle loads and avoid any 
tracking or materials, which may fall or blow onto Caltrans roadways or facilities. (See 
Attachment:  Water pollution Control Provisions) 

Response 11.8 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration.  Please refer to Section IV.E. Hydrology and Water Quality of the 
Draft EIR for a discussion of the applicable programs and regulations related to water quality, 
drainage, and flooding that pertain to development of the project site, as well as an analysis of 
potential impacts related to stormwater hydrology and surface water quality resulting from 
implementation of the proposed project. 

Comment 11.9 

Please continue to keep us informed of this project and other future developments, which could 
potentially impact our transportation facilities.  If you have any questions or need to contact us, 
please do not hesitate to call Maryam Molavi at (949) 724-2267. 

Response 11.9 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration.   
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LETTER NO. 12 

Data Received:  June 16, 2003 

Al Hendricker, Chairman 
City of Huntington Beach 
Environmental Board 
 
SUBJECT: DRAFT ENVIRONMENTAL IMPACT REPORT FOR LOWE’S HOME 

IMPROVEMENT WAREHOUSE (EIR No. 00-01) 
 
Comment 12.1 

The Environmental Board of the City of Huntington Beach is pleased to submit comments and 
recommendations regarding the subject Environmental Impact Report (“EIR”).  After reviewing 
the EIR and discussing it at our June meeting, the Environmental Board voted to submit 
comments and recommendations reflecting the issues discussed below. 

Response 12.1 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration.  The concerns expressed in this letter are addressed individually 
below. 

Comment 12.2 

1. It is unclear whether or not the Ocean View School District is required to find 
replacement facilities for loss of the baseball fields (approximately 6 acres) or just 
attempt to find available facilities at other sites by application of a goal.  In addition, as 
described in the EIR, even though there will be a significant loss of open space, there 
exists no requirement for replacement.  As a minimum, replacement of the baseball 
facilities should be mandated as part of the project.  Also, the Home Depot project, also 
located on Warner Avenue, constructed new facilities for sports activities at the 
remaining school site and we believe that a similar option should be considered for this 
project, if not at this site, then at other school district sites. 

Response 12.2 

Page 210 of the Draft EIR indicates that the project site contains a total of six fields 
currently being used by youth sports organizations for Ocean View Little League (OVLL) 
baseball.  However, according to the Huntington Beach Community Services Department, OVLL 
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has moved its Challenger Division to a field located in the City of Westminster,3 and it is now 
only necessary to relocate a total of five (5) ballfields.  Therefore, only five fields require 
relocation at the Park View site.  Please refer to Section IV. Additions and Corrections to the 
Draft EIR, of this document for the revised location of this text in the Draft EIR. 

Furthermore, based on comments on behalf of Ocean View Little League, as well as 
comments from Dr. James Tarwater, Ocean View School District, Mitigation Measure R-1 from 
the Draft EIR has been revised to address relocation of the ballfields in more specific terms.  The 
revised mitigation measure shall read as follows: 

Prior to any disruption of Ocean View Little League’s (OVLL) established use of Rancho 
View School, the following shall occur: 

In accordance with the 'Agreement Between the City of Huntington Beach and the Ocean 
View School District for Joint Development of Improvements and Joint Use of Improvements 
upon Certain Portions of City and District Property' as approved on September 5, 2000, five 
OVLL fields shall be relocated from the former Rancho View School site to Park View School 
with approximately 109 additional parking spaces provided at Murdy Park.  The complete 
relocation of all five fields shall occur prior to any building or construction activity at the Rancho 
View School site that disrupts OVLL's established use of the site.  Currently, OVLL's established 
use of Rancho View School consists of tryouts in January with the baseball season commencing 
in February and ending in June.  “Complete relocation” shall be defined as five fields finished 
and ready for use by OVLL.  No loss of the baseball season for OVLL shall occur. 

Please refer to Section IV. Additions and Corrections to the Draft EIR, of this document 
for the revised location of this text in the Draft EIR.  No corrections to the analyses or 
conclusions of the Draft EIR are necessary due to the above-described revision. 

Implementation of the above-described mitigation will reduce potential impacts related to 
the loss of recreational uses to a less than significant level.  Notwithstanding, it is acknowledged 
that the proposed project would result in a loss of public open space within the City.  As 
described on page 147, Section IV.F., Land Use and Planning, of the Draft EIR, this impact 
cannot be mitigated and therefore remains significant and unavoidable.  As such, a statement of 
overriding considerations is required to approve the project; the City as a responsible agency will 
consider the statement of overriding considerations document in rendering a decision on the 
project. 

                                                 
3 Dave Dominguez, Manager, Facilities/Development and Concessions of the Huntington Beach Community 

Services Department, June 2003. 
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Comment 12.3 

2. The project includes a requirement for clarifiers to be provided at each surface water 
drain inlet.  However the discharge of all surface water drains into nearby Ocean View 
Channel that already contains contaminated water adding to ocean pollution, a significant 
problem for the City of Huntington Beach.  We believe that several additional 
requirements should be imposed on this project to protect water which discharges onto 
our beaches. 

• All Dry weather discharges should be collected and diverted into receptors that do not 
discharge into the ocean.  Although diversion is recommended for the entire project 
during dry weather, this requirement would be of particular benefit for the LOWE’s 
garden retail area of the warehouse, due to the potential contamination levels of 
fertilizer. 

• All clarifiers should be fitted with oil and grease separation facilities. 

Response 12.3 

 
Water quality impacts of the proposed project were discussed in the drainage study, 

including current regulatory requirements.  As described in the drainage report, the project will 
comply with the California Statewide NPDES permit to minimize short and long-term impacts 
on receiving water quality to the maximum extent practicable during construction.  This will 
require the permittee to submit a Notice of Intent to comply with permit requirements and to 
develop and implement a Storm Water Pollution Prevention Plan (SWPPP).  The SWPPP will 
specify Best Management Practices (BMPs) that will effectively prohibit non-storm water 
discharges and to prevent construction pollutants from contacting storm water and leaving the 
construction site.   

A Water Quality Management Plan (WQMP) consistent with the New Development 
requirements of the 2003 Drainage Area Management Plan (DAMP) will be required by the 
Conditions of Approval. This plan will describe the Best Management Practices (BMPs) to be 
incorporated into the project design and on-going operation of the facilities to control post-
construction storm water impacts.  The future WQMP will control non-storm water discharges 
and utilize both structural and non-structural BMPs to remove pollutants and improve storm 
water quality. 

The comment proposes that the project be required to divert dry weather discharges to the 
sewer system rather than allowing these discharges to enter the storm drain system.  The 
comment further emphasizes that this would be of particular benefit for the garden center 
discharges.  This recommended BMP, as well as many others will be considered when the 
WQMP is reviewed for approval.  Several potential BMPs are available to minimize dry weather 
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discharges, including regular parking lot sweeping, use of efficient irrigation systems, preventing 
excessive fertilizer and pesticide use.  As discussed in the drainage study, it is anticipated that a 
specialized Stormfilter filtration device will be utilized for the garden center.  This BMP utilizes 
specialized filter cartridges that have the ability to filter out pollutants expected from the garden 
center including pesticides, fertilizers, organic material and sediment.  It is also anticipated that 
the Stormceptor devices discussed in the drainage report will be implemented as part of the final 
WQMP.  These devices contain oil and water separators. 

Comment 12.4 

3. Due to Extensive paving of the project area that is now grassland, we believe that efforts 
to maximize groundwater percolation should be included.  Surface water drainage from 
the parking areas should be directed through landscaped (green vegetated) ea to assist in 
replenishment of the groundwater aquifer.  In addition, utilization of paving materials that 
enhance percolation should be utilized. 

Response 12.4 

The comment refers to the potential of diverting storm runoff to vegetated areas to 
enhance percolation and minimize runoff.  In addition, the use of permeable paving materials is 
suggested as a possible BMP.  The project design does not afford significant vegetated areas to 
allow detention and percolation of storm water flows.  This type of BMP is typically utilized for 
larger projects significant areas can be safely set aside for detention and where adequate 
measures can be taken to protect ground water basins.  The use of permeable asphalt is not 
consistent with the high traffic volumes and truck usage of the paved areas.  However, the 
proposed drainage system is designed to limit storm discharge to the peak runoff of a 10-year 
storm using pre-1986 design criteria.  All runoff exceeding this baseline is retained on site until it 
can be discharged when the peak flows have dissipated. 

 
Comment 12.5 

4. Due to the significant impacts of traffic, there should be a requirement that all traffic 
mitigations be constructed and operational prior to issuing the Certificate of Occupancy 
for the warehouse facilities.  We realize that due to cost sharing of traffic improvement 
mitigations, it may be more challenging to arrange for construction to be completed 
within the timeline specified.  However, it would be reasonable for either the developer 
or Ocean View School District to advance funding for total construction in order to allow 
completion.  Other creative options should also be considered. 



III.  Response to Comments 

City of Huntington Beach Lowe’s Home Improvement Warehouse/Northeast Corner of Beach and Warner Project 
Response to Comments/Final EIR  October 2003 
 

Page 75 

PRELIMINARY WORKING DRAFT – Work in Progress 

Response 12.5 

The EIR appropriately identifies the potential significant adverse impacts of the proposed 
project and the measures required to mitigate significant adverse impacts.  There are several 
methods by which the project can satisfy the mitigation measure requirements.  The traffic 
impact mitigation measures include several fair-share contributions, where the project itself is 
not entirely responsible for the implementation of the mitigation measure, or even the majority.  
Through the development of conditions of approval for the project under the Conditional Use 
Permit and Tentative Tract Map process, appropriate conditions would be developed to address 
the details of either the implementation of the measures or the satisfaction of the measures with a 
fair share contribution.  Generally, it would be the City’s intent to pursue the improvement of 
impacted areas as soon as appropriate funding can be programmed either through the pooling of 
multiple fair share contributions or the use of other funds such as grants or the traffic impact fee 
fund as appropriate.  However, from a CEQA processing standpoint, it is appropriate to identify 
the project’s fair share responsibility towards an improvement and the requirement to satisfy the 
fair share contribution prior to completion of the project.  The Environmental Board’s 
recommendation will be considered in developing conditions of approval for the project.  

Comment 12.6 

 
5. Lastly, there is presently a lack of specificity of the future development of the 

commercial facilities within the approximately 6 acre located adjacent to Beach 
Boulevard.  As such, it is not reasonable for a review of the EIR as it applies to these 
facilities.  Therefore, we recommend that when the developer has such definition and is 
prepared to move forward with a project, that phase of the project should be evaluated as 
a portion of this overall project and not as a stand-alone project.  It may be necessary to 
circulate a revised EIR at that time and a language should be included in this EIR to that 
affect. 

Response 12.6 

 
The comment is noted for the record and will be forwarded to the decision-makers for 

review and consideration.  Any future development project as proposed for Area B1 would be 
subject to CEQA regulations in effect at that particular time.  Depending on the future 
development proposal, this CEQA documentation may involve an addendum to this EIR, 
subsequent, or supplemental environmental documentation.  At a minimum, a detailed traffic 
impact analysis would be required as described in Mitigation Measure T-6 of the EIR. 
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Comment 12.7 

Environmental Board appreciates the opportunity to comment on this project and is available to 
discuss these comments is appropriate.  Please contact me with any questions or comments you 
may have. 

Response 12.7 

The comment is noted for the record and will be forwarded to the decision-makers for 
review and consideration.  
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IV.  ADDITIONS AND CORRECTIONS TO THE DRAFT EIR 

 

In response to comments received during the public review period from various agencies 
and organizations, the following additions and corrections to the Draft EIR are provided.  
Modifications to the Draft EIR are listed under Section titles as presented within the Draft EIR. 

SUMMARY 

F. SUMMARY OF PROJECT IMPACTS 

• Table I-1 Summary of Project Impacts and Mitigation Measures included within the 
Draft EIR has been revised to reflect changes made to the Draft EIR as a result of 
comments received.  Please refer to Section V., Final Executive Summary, of this 
document for Revised Table I-1.  Revisions and additions are noted by 
redline/strikeout text. 

IV. ENVIRONMENTAL IMPACT ANALYSIS 

D. HAZARDS AND HAZARDOUS MATERIALS 

1.  Revise page 114, paragraph 1 of the Draft EIR to reflect that in August 2002, the 
School District contracted with General Pump Company for the proper abandonment of 
the groundwater production well located at the northwest corner of Area A, and 
appropriate abandonment of the groundwater well was filed and documented with the 
Orange County Environmental Health Agency and California Department of Water 
Resources.  Note the following revisions to paragraph 1: 

One groundwater production well and an associated above ground storage tank have been 
did previously exist identified at the northwestern corner of Area A.  The school facility 
previously used the water from this well for drinking water and sanitary purposes; 
however, in August 2002, the School District contracted with General Pump Company to 
properly abandon the groundwater production well.  Procedures to appropriately abandon 
the groundwater well were implemented and documentation was filed with the Orange 
County Environmental Health Agency and California Department of Water Resources 
(Permit #2-08-47 and Well Completion Report Number 731240).  The associated water 
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storage tank also was removed from the site.  No leakage was observed around the tank.  
No other storage tanks were observed on Area A. 

2.   Revise page 119 of the Draft EIR, deleting the last paragraph, which indicates that a 
groundwater production well and associated storage tank located at the northwest corner 
of Area A could remain.   

3. Page 120 of the Draft EIR – delete Mitigation Measure HZ-1, as it is no longer 
necessary.  Replace with the following text: 

With adherence to applicable local, regional, states, and federal laws and regulations as 
previously discussed, no mitigation measures associated with the handling, use, or 
storage of hazardous materials during project construction would be required. 

4. Page 120 of the Draft EIR, last sentence; delete reference to, “With incorporation of 
the mitigation measure outlined above.” 

J. RECREATION 

1.  Revise Mitigation Measure R-1, which reads, “Prior to the issuance of building 
permits for the proposed project, the goal of OVSD should be to insure that all six Ocean 
View Little League fields within the former Rancho View School site are relocated at one 
site or in a manner that practically accommodates Ocean View Little League’s programs 
without undue hardship.” 

Revised Mitigation Measure R-1 shall read as follows: 

R-1 Prior to any disruption of Ocean View Little League’s (OVLL) established 
use of Rancho View School, the following shall occur: 

In accordance with the 'Agreement Between the City of Huntington Beach and the 
Ocean View School District for Joint Development of Improvements and Joint 
Use of Improvements upon Certain Portions of City and District Property' as 
approved on September 5, 2000, five OVLL fields shall be relocated from the 
former Rancho View School site to Park View School with approximately 109 
additional parking spaces provided at Murdy Park.  The complete relocation of all 
five fields shall occur prior to any building or construction activity at the Rancho 
View School site that disrupts OVLL's established use of the site.  Currently, 
OVLL's established use of Rancho View School consists of tryouts in January 
with the baseball season commencing in February and ending in June.  “Complete 
relocation” shall be defined as five fields finished and ready for use by OVLL.  
No loss of the baseball season for OVLL shall occur. 
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I.2.   POLICE PROTECTION 

1. Revise page 197, paragraph 3, second sentence of the Draft EIR to clarify that the 
Police Department has 234 sworn officers, not 236. 

2. Revise page 197, paragraph 3, last sentence of the Draft EIR to clarify that high 
priority calls have a response time of approximately 7.4 minutes from the time they are 
dispatched, not three to five minutes. 

3.  Revise page 199, paragraph 3, first sentence of the Draft EIR to clarify that high 
priority calls have a response time of approximately 7.4 minutes from the time they are 
dispatched, not three to five minutes. 

K. TRAFFIC/CIRCULATION 

1. Page 251; revise Mitigation Measure T-2 to read from, “Provide for a westbound 
right turn lane,” to “Provide for a northbound right turn lane.”  

1. Page 251; delete Mitigation Measure T-5, as it is no longer necessary.  The proposed 
project would no longer operate at unacceptable Levels of Service under post-project 
conditions at the intersections of Warner/Gothard. 

2. Page 252; delete reference to Mitigation Measure T-5, as it is no longer necessary. 

APPENDIX H. TRAFFIC IMPACT ANALYSIS 

1.  Revise page 7 of the Traffic Impact Analysis to read from “Slater/Warner” to 
“Slater/Newland”. 

C. FIRE HAZARDS AND PROTECTIVE SERVICES 

1. Revise Table III.C-1 to clarify that Station 28, in addition to its 4-person truck 
company, also houses a three-person engine and a two-person paramedic squad as 
follows:



RESPONSE TO COMMENTS/FINAL EIRV. FINAL EXECUTIVE SUMMARY

RESPONSE TO COMMENTS/FINAL EIR



 

City of Huntington Beach Lowe’s Home Improvement Warehouse/Northeast Corner of Beach and Warner Project 
Response to Comments/Final EIR October 2003 
 

Page 80 

PRELIMINARY WORKING DRAFT – Work in Progress 

 

V.  FINAL EXECUTIVE SUMMARY 

 
Table V-1 

 
SUMMARY OF PROJECT IMPACTS AND MITIGATION MEASURES 

 
Environmental Impacts Mitigation Measures Significance After Mitigation 

   
AESTHETICS   
   
a. Project Level   
The proposed project would completely alter the 
character and use of the project site. 
 
 
 
 
 
 
 
 
The overall loss of community open space is 
subjective.  Due to this subjectivity, it is concluded 
that the loss of open space is not a significant 
aesthetic impact of the proposed project.  It has 
however been determined to be a significant land 
use impact, as discussed in Section IV. F, Land Use 
and Planning, of this document. 
 
The proposed project would provide new sources of 
illumination on the site, resulting in potential light 
and glare impacts. 

The proposed project is subject to the design 
guidelines and development standards as outlined 
in the City Urban Design Guidelines manual and 
the recommendations of the Design Review Board 
and City staff, which would ensure that 
development of the project would not introduce 
elements that would substantially detract from the 
existing aesthetic character.  No mitigation 
measures are required. 
 
Refer to Section IV.F, Land Use and Planning of 
this document 
 
 
 
 
 
 
The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 
 

Less than significant. 
 
 
 
 
 
 
 
 
 
Less than significant. 
 
 
 
 
 
 
 
Less than significant. 
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Environmental Impacts Mitigation Measures Significance After Mitigation 
b. Program Level   
Although future development within Area B1 has 
not been specifically defined nor future tenants 
identified, certain assumptions have been made as to 
the type and amount of development that can be 
reasonably expected, which would involve the 
intensification of land uses in Area B1. 
 
 
 
 
The development of Area B1 would provide new 
sources of illumination on the site, resulting in 
potential light and glare impacts. 

The proposed project is subject to the design 
guidelines and development standards as outlined 
in the City Urban Design Guidelines manual and 
the recommendations of the Design Review Board 
and City staff, which would ensure that 
development of the project would not introduce 
elements that would substantially detract from the 
existing aesthetic character.  No mitigation 
measures are required. 
 
The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 
 
 
 
 
 
 
 
 
 
Less than significant. 

   
AIR QUALITY   
   
a. Project Level   
The proposed project would result in short-term 
construction air quality emissions that may exceed 
the SCAQMD daily significance thresholds. 
 
 
 
 
 
 
 
 
 
 
 
 

AQ-1: During each phase of construction the use of 
heavy-duty construction equipment shall be limited 
to a comparable mix of equipment including 
concrete pumps, off-highway trucks, scrapers, 
cranes, backhoes, tracked loaders, forklifts, tracked 
tractors and dozers, wheeled loaders, compactors, 
and motor graders as identified in Appendix B so as 
not to exceed SCAQMD’s established thresholds of 
significance. 
AQ-2: During construction, trucks and vehicles in 
loading and unloading queues would be kept with 
their engines off, when not in use, to reduce vehicle 
emissions.  Construction emissions should be 
phased and scheduled to avoid emissions peaks and 
discontinued during second-stage smog alerts. 

Less than significant. 
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The project’s long-term operational regional 
emissions are anticipated to exceed SCAQMD daily 
significance threshold with regard to CO and NOx 
emissions. 
 
 
The proposed project could result in a potential 
impact related to local CO emissions “CO hot 
spots”. 

 
No mitigation measures are available to reduce this 
significant impact to a less than significant level. 
 
 
 
 
The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 
 

 
Significant and unavoidable. 
 
 
 
 
 
Less than significant. 

b. Program Level   
Similar to Project Level impacts – refer above. Refer to Mitigation Measures AQ-1 and AQ-2 

above. 
Similar to Project Level – refer above. 

   
GEOLOGY AND SOILS   
   
a. Project Level   
The proposed project could result in potential, 
although minimal, for non-seismic ground failure. 
 
 
 
 
 
 
 
 
 
The proposed project could result in exposure of 
people to seismic hazards.  

GS-1: Prior to issuance of grading permits for all 
areas of the project site, grading and site plans 
prepared by a licensed civil engineer shall be 
submitted to the Departments of Building and 
Safety and Public Works for review and approval.  
Such plans shall define the grading, excavation, and 
placement of fill on the project site, and shall 
incorporate the recommendations contained in the 
geotechnical report contained in Appendix C of the 
EIR. 
 
The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 
 

Less than significant. 
 
 
 
 
 
 
 
 
 
 
Less than significant. 
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b. Program Level   
Similar to Project Level impacts – refer above. Similar to Project Level mitigation measure. Similar to Project Level – refer above. 
   
HAZARDS AND HAZARDOUS MATERIALS   
   
a. Project Level   
Impacts related to asbestos, lead-based paint, or 
PCBs in existing Area A buildings would be 
considered significant if demolition of any structures 
found to contain such materials were to occur prior 
to appropriate stabilization and/or removal of the 
material in accordance with applicable regulations. 
 
Although the groundwater production well and 
associated storage tank located at the northwest 
corner of Area A could remain in operation for 
future water use, these structures would likely be 
abandoned pursuant to permit requirements. 
 
The construction and on-going operation of the 
Lowe’s project may involve the use of hazardous 
materials in the form of paint, adhesives, surface 
coatings and other finishing materials, cleaning 
agents, and pesticides for landscaping purposes.  In 
addition, potentially hazardous products may be 
stored on-site as store inventory. 
 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 
 
 
 
 
HZ-1: Prior to the issuance of a grading permit, the 
groundwater production well and associated storage 
tank located at the northwest corner of Area A shall 
be abandoned pursuant to permit requirements, 
unless they are intended for future use. 
 
The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 
 

Less than significant. 
 
 
 
 
 
 
Less than significant. 
 
 
 
 
 
Less than significant. 
 

b. Program Level   
Similar to Project Level impacts – refer above. Similar to Project Level mitigation measures – refer 

above. 
Similar to Project Level – refer above. 
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HYDROLOGY AND WATER QUALITY   
   
a. Project Level   
The proposed development would increase the 
amount of impervious surface area resulting in an 
increase in the rate and amount of surface runoff 
generated from the site. 
 
 
 
Grading and construction activities on the project 
site have the potential to result in short-term water 
quality impacts.  These activities may increase 
erosion and contribute sediment to surface waters.  
Additionally, improper handling of construction 
materials and/or equipment could potentially result 
in accidental spills that could adversely affect water 
quality. 
 
Operation of urban projects may produce street-
generated pollutants such as tire wear residue, oil 
and grease, and metals, as well as fertilizers, 
pesticides, litter and dirt from landscaped areas.  The 
proposed project has the potential to result in long-
term impacts to water quality due to the addition of 
pollutants typical of urban runoff and the increase in 
site activities.   
 
Project improvements would not substantially alter 
the flooding potential of the area, which is already 
classified as minimal by FEMA. 
 

With implementation of the Standard City Polices 
and Requirements, other requirements set forth by 
other regulatory agencies, and proposed drainage 
improvements, the proposed project would not 
result in significant impacts associated with 
hydrology, water quality or flooding. 
 
With implementation of the Standard City Polices 
and Requirements, other requirements set forth by 
other regulatory agencies, and proposed drainage 
improvements, the proposed project would not 
result in significant impacts associated with 
hydrology, water quality or flooding. 
 
 
 
With implementation of the WQMP, the project 
would not result in a significant degradation of 
surface water quality, and no mitigation measures 
are required. 
 
 
 
 
 
The proposed storm drainage system and associated 
improvements would reduce flooding in the 
vicinity, which is already classified as minimal.  
Therefore, no mitigation measures are required. 
 

Less than significant. 
 
 
 
 
 
 
Less than significant. 
 
 
 
 
 
 
 
 
Less than significant. 
 
 
 
 
 
 
 
 
Less than significant. 
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b. Program Level   
Similar to Project Level impacts – refer above. Similar to Project Level mitigation measures – refer 

above. 
Similar to Project Level – refer above. 

   
LAND USE AND PLANNING   
   
a. Project Level   
The proposed project is inconsistent with the goals 
and policies of the Circulation Element. 
 
The proposed project is inconsistent with the 
General Plan goals and policies of the Air Quality 
Element. 
 
The proposed project is inconsistent with the 
Environmental Resources/Conservation Element due 
to the loss of public open space. 
 

No feasible mitigation.  Refer to Traffic and 
Circulation below. 
 
No feasible mitigation.  Refer to Air Quality above. 
 
 
 
No feasible mitigation. 
 

Significant unavoidable impact. 
 
 
Significant unavoidable impact. 
 
 
 
Significant unavoidable impact. 
 

b. Program Level   
The proposed project is inconsistent with the goals 
and policies of the Circulation Element. 
 
The proposed project is inconsistent with the 
General Plan goals and policies of the Air Quality 
Element. 

Refer to Traffic and Circulation below. 
 
 
Refer to Air Quality above. 
 

Significant unavoidable impact. 
 
 
Significant unavoidable impact. 
 

   
NOISE   
   
a. Project Level   
Noise disturbances in the areas located adjacent to 
project site can be expected during construction. 
 

Construction noise is exempt from municipal code 
requirements.  However, the following mitigation 
measures are recommended: 

Less than significant. 
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Noise disturbances associated with traffic can be 
expected with implementation of the proposed 
project. 
 
 
Noise disturbances associated with the long-term 
operation of the proposed project including loading 
dock, customer loading, and staging area activities, 
and trash compactor noise can be expected. 
 
 

N-1: The project contractor(s) shall place all 
stationary construction equipment as far as feasible 
from near-site residential receptors and situated so 
that emitted noise is directed away from those 
sensitive receptors located to the north, south, and 
east of the project site. 
N-2: The construction contractor shall locate 
equipment staging areas in the central portion of the 
site to create the greatest distance between 
construction-related noise sources and sensitive 
receptors during all project site preparation, 
grading, and construction activities. 
 
The increase in noise is neither audible nor 
significant based upon the referenced threshold 
standards.  No mitigation measures are required. 
 
 
Noise generated by the long-term operation is not 
expected to exceed allowable noise levels under the 
City’s Noise Ordinance.  No mitigation measures 
are required. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
Less than significant. 
 
 
 
 
Less than significant. 
 

b. Program Level   
Noise disturbances in the areas located adjacent to 
project site can be expected during construction. 
 

Refer to Mitigation Measures N-1 and N-2 above. Less than significant. 

Noise disturbances associated with traffic can be 
expected with implementation of the proposed 
project. 
 

Although potential impacts are not anticipated, 
future studies would be required at which time that 
future development applications are submitted. 

Less than significant. 
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POPULATION AND HOUSING   
   
a. Project Level   
There is no existing housing within Area A.  
Therefore, no housing would be removed as part of 
the project. 
 
The project would not result in a significant increase 
in population and no additional housing would be 
needed to accommodate project employees.  
Therefore, the project would not substantially alter 
the location, distribution, density, or growth rate of 
the population or housing in the area. 

No mitigation measures are required. 
 
 
 
No mitigation measures are required. 

No impact. 
 
 
 
Less than significant. 
 

b. Program Level   
Development of Area B1 would require the removal 
of nine occupied residential units.   
 
 
Development at the program level would not 
substantially alter the location, distribution, or 
growth rate of population or housing in the area. 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 
 
No mitigation measures are required. 

Less than significant. 
 
 
 
Less than significant. 

   
PUBLIC SERVICES   
   
Fire   
   
a. Project Level   
The proposed project could have the potential to 
result in a significant impact to the provision of fire 
protection and emergency medical services. 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 
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b. Program Level   
The proposed project could have the potential to 
result in a significant impact to the provision of fire 
protection and emergency medical services. 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 

   
Police   
   
a. Project Level   
The proposed project could have the potential to 
result in a significant impact to the provision of law 
enforcement services. 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 

b. Program Level   
The proposed project could have the potential to 
result in a significant impact to the provision of law 
enforcement services. 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 

   
Schools   
   
a. Project Level   
Development of Area A would result in the removal 
of the former Rancho View School buildings and all 
associated uses, thereby eliminating the possibility 
that the Rancho View School could be re-opened.  
The project site has not served as an open education 
facility for students for the past 25 years and would 
not adversely impact the level of service presently 
provided. 
 
Implementation of the proposed project would not 
appreciably increase the local population or generate 
additional students that may affect school capacity.   

No mitigation measures are required. 
 
 
 
 
 
 
 
 
The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 
 
 
 
 
 
 
 
 
Less than significant. 
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b. Program Level   
Implementation of the proposed project is not 
expected to appreciably increase the local population 
or generate additional students that may affect 
school capacity.   

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 

   
RECREATION   
   
a. Project Level   
The proposed project will result in the loss of ball 
fields that are currently used by youth sport teams.   

R-1: Prior to the issuance of building permits for 
the proposed project, the goal of OVSD should be 
to insure that all six Ocean View Little League 
fields within the former Rancho View School site 
are relocated at one site or in a manner that 
practically accommodates Ocean View Little 
League’s programs without undue hardship. 
 
R-1:  Prior to any disruption of Ocean View Little 
League’s (OVLL) established use of Rancho View 
School, the following shall occur: 
In accordance with the 'Agreement Between the 
City of Huntington Beach and the Ocean View 
School District for Joint Development of 
Improvements and Joint Use of Improvements upon 
Certain Portions of City and District Property' as 
approved on September 5, 2000, five OVLL fields 
shall be relocated from the former Rancho View 
School site to Park View School with 
approximately 109 additional parking spaces 
provided at Murdy Park.  The complete relocation 
of all five fields shall occur prior to any building or 
construction activity at the Rancho View School 
site that disrupts OVLL's established use of the site.  

Less than significant. 
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Currently, OVLL's established use of Rancho View 
School consists of tryouts in January with the 
baseball season commencing in February and 
ending in June.  “Complete relocation” shall be 
defined as five fields finished and ready for use by 
OVLL.  No loss of the baseball season for OVLL 
shall occur. 
 

b. Program Level   
The future development of Area B1 would not result 
in impacts associated with the loss or demand for 
parkland, open space or recreational opportunities. 

No mitigation measures required. Less than significant. 

   
TRANSPORTATION AND CIRCULATION   
   
a. Project Level   
The proposed project would have a significant 
impact on traffic and circulation without the 
incorporation of mitigation measures.  Several key 
intersections (Heil Avenue/Beach Boulevard, 
Warner Avenue/Gothard Street, Warner 
Avenue/Beach Boulevard, Warner Avenue/Newland 
Street, Warner Avenue/Magnolia Street) would fall 
below the acceptable LOS. 
 
 
 
 
 
 
 
 
 

T-1 Heil Avenue & Beach Boulevard – Provide a 
second westbound through lane (combination 
through and right turn) and remove the westbound 
right turn lane.  Provide a second northbound left 
turn lane and a second southbound left turn lane. 
  
T-2 Warner Avenue & Beach Boulevard:  Provide 
for a westbound northbound right turn lane.  
 
T-3 Warner Avenue & Newland Street: Provide 
for a southbound right turn lane and a westbound 
right turn lane.  
 
T-4 Warner Avenue & Magnolia Street: Provide 
for a second northbound left turn lane.  
 
T-5 Warner Avenue & Gothard Street:  Provide 

Less than significant. 
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The proposed project would have a significant 
impact on traffic and circulation without the 
incorporation of mitigation measures to the 
intersections of Warner Avenue/Rotterdam, Warner 
Avenue/B Street. 
 

for a westbound right turn lane. 
 
No feasible mitigation measures. 

 
 
Significant and unavoidable. 

b. Program Level   
The Program Level development would have a 
significant impact on traffic and circulation without 
the incorporation of mitigation measures.  Several 
key intersections (Heil Avenue/Beach Boulevard, 
Warner Avenue/Gothard Street, Warner 
Avenue/Beach Boulevard, Warner Avenue/Newland 
Street, Warner Avenue/Magnolia Street, Warner 
Avenue/Rotterdam, Warner Avenue/B Street) would 
fall below the acceptable LOS. 

T-6T-5 Prior to issuance of site development 
permits, the applicant shall provide a Traffic Impact 
Study as determined by City staff, to ensure that 
proposed development meets all applicable 
provisions of the Orange County Congestion 
Management Program and the Growth Management 
Plan.  The Traffic Impact Study shall provide 
detailed mitigation measures as outlined in the 
CMP.  The Traffic Impact Study shall also analyze 
and evaluate the effects on adjacent land uses and 
surrounding neighborhoods. 

Significant and unavoidable. 

   
UTILITIES   
   
Electricity and Gas   
   
a. Project Level   
Development of Area A would result in a demand 
for electricity and  natural gas service to the project 
site where currently none exists.  
 
 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 
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b. Program Level   
Development to occur within Area B1 would result 
in a demand for electricity and  natural gas.  
 
 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 

   
Water   
   
a. Project Level   
Development within Area A as proposed could 
result in significant impacts to water supply or 
infrastructure. 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 

b. Program Level   
Expected development to occur within Area B1 
could result in significant impacts to water supply or 
infrastructure. 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 

   
Sewer   
   
a. Project Level   
Development within Area A as proposed could 
result in significant impacts to sewer facilities or 
infrastructure. 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 

b. Program Level   
Expected development to occur within Area B1 
could result in significant impacts to sewer facilities 
or infrastructure. 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 
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Solid Waste   
   
a. Project Level   
Construction and operation of uses within Area A 
could result in significant impacts to solid waste 
collection and disposal services, and landfill 
capacity. 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 

b. Program Level   
Expected development to occur within Area B1 
could result in significant impacts to solid waste 
collection and disposal services, and landfill 
capacity. 

The project would implement Standard City 
Policies and Requirements.  Therefore, no 
mitigation measures are required. 

Less than significant. 
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VI.  MITIGATION MONITORING PROGRAM 

 

As of January 1, 1989, the California Environmental Quality Act (CEQA) requires a 
Mitigation Monitoring and Reporting Program (MMRP) for projects where mitigation measures 
are a condition of their approval and development.  This program has been prepared in 
compliance with the requirements of Section 21081.6 of CEQA.  The Final Environmental 
Impact Report for the proposed Lowes Home Improvement Warehouse/Northeast Corner of 
Beach and Warner Project identifies the potential significant environmental impacts associated 
with the proposed project and specifies a series of measures designed to mitigate adverse impacts 
to the environment.  Table VI-1 on the following page lists all the mitigation measures adopted 
in connection with approval of the proposed project.  The MMRP describes the procedures the 
applicant will use to implement the mitigation measures and identifies at what point the 
mitigation measure is to be monitored.  Monitoring refers to the observation of mitigation 
activities at the project site, in the design of plans or in the operation of the proposed project.  
Table VI-1 also identifies the agency or party responsible for implementation of the mitigation, 
and the monitoring agency or party. 
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Table VI-1 
 

MITIGATION MONITORING PLAN SUMMARY TABLE 
 

Mitigation Action Required When Monitoring to Occur 
Responsible Agency 

or Party 
Monitoring Agency 

or Party 

AIR QUALITY     

Project Level and Program Level  
 

    

Construction Phase Mitigation 
 
SCAQMD Rule 403 and Standard City 
Policies and Requirements already 
incorporate all feasible fugitive dust and 
engine emissions control measures.  It is 
recommended that the following mitigation 
measures be implemented to insure that 
construction-related NOX emissions remain 
below SCAQMD daily significance 
thresholds: 
 
AQ-1 During each phase of construction 
the use of heavy-duty construction 
equipment shall be limited to a comparable 
mix of equipment including concrete pumps, 
off-highway trucks, scrapers, cranes, 
backhoes, tracked loaders, forklifts, tracked 
tractors and dozers, wheeled loaders, 
compactors, and motor graders as identified 
in Appendix B so as not to exceed 
SCAQMD’s established thresholds of 
significance. 
 
AQ-2 During construction, trucks and 
vehicles in loading and unloading queues 
would be kept with their engines off, when 
not in use, to reduce vehicle emissions.   

 
 
 
 
 
 
 
 
 
 
 
 
Limit use of heavy-duty 
construction equipment to a 
comparable mix of equipment 
including concrete pumps, off-
highway trucks, scrapers, cranes, 
backhoes, tracked loaders, 
forklifts, tracked tractors and 
dozers, wheeled loaders, 
compactors, and motor graders. 
 
 
 
Trucks and vehicles in loading 
and unloading queues should be 
kept with their engines off, when 
not in use. 

 
 
 
 
 
 
 
 
 
 
 
 
During grading and 
construction activities 
 
 
 
 
 
 
 
 
 
 
During grading and 
construction activities 

 
 
 
 
 
 
 
 
 
 
 
 
Applicant 
 
 
 
 
 
 
 
 
 
 
 
Applicant 

 
 
 
 
 
 
 
 
 
 
 
 
City of Huntington 
Beach Department of 
Public Works 
 
 
 
 
 
 
 
 
 
City of Huntington 
Beach Department of 
Public Works 
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Mitigation Action Required When Monitoring to Occur 
Responsible Agency 

or Party 
Monitoring Agency 

or Party 

GEOLOGY AND SOILS    

Project Level 
 
GS-1 Prior to issuance of grading permits for 
all areas of the project site, grading and site 
plans prepared by a licensed civil engineer 
shall be submitted to the Departments of 
Building and Safety and Public Works for 
review and approval.  Such plans shall 
define the grading, excavation, and 
placement of fill on the project site, and shall 
incorporate the recommendations contained 
in the geotechnical report contained in 
Appendix C of the EIR. 

 
 
Submittal of grading and site 
plans to Departments of 
Building and Safety and Public 
Works, defining the grading, 
excavation, and placement of fill 
on the project site and 
incorporating geotechnical 
report recommendations 
(Appendix C of EIR). 

 
 
Prior to issuance of grading 
permits 

 
 
Applicant 

 
 
Departments of 
Building and Safety 
and Public Works 

NOISE     

Construction Phase Mitigation 
 
N-1 The project contractor(s) shall place all 
stationary construction equipment as far as 
feasible from near-site residential receptors 
and situated so that emitted noise is directed 
away from those sensitive receptors located 
to the north, south, and east of the project 
site. 
 
N-2 The construction contractor shall locate 
equipment staging areas in the central 
portion of the site to create the greatest 
distance between construction-related noise 
sources and sensitive receptors during all 

 
 
Place stationary construction 
equipment away from near-site 
residential receptors so that 
noise is directed away from 
sensitive receptors. 
 
 
 
Locate equipment staging areas 
in the central portion of the site. 

 
 
During grading and 
construction activities. 
 
 
 
 
 
 
During grading and 
construction activities. 

 
 
Applicant 
 
 
 
 
 
 
 
Applicant 
 

 
 
City of Huntington 
Beach Public Works 
Department 
 
 
 
 
 
City of Huntington 
Beach Public Works 
Department 
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Mitigation Action Required When Monitoring to Occur 
Responsible Agency 

or Party 
Monitoring Agency 

or Party 
project site preparation, grading, and 
construction activities. 

RECREATION     

Project Level 
 
R-1  Prior to any disruption of Ocean View 
Little League’s (OVLL) established use of 
Rancho View School, the following shall 
occur: 
 
In accordance with the 'Agreement Between 
the City of Huntington Beach and the Ocean 
View School District for Joint Development 
of Improvements and Joint Use of 
Improvements upon Certain Portions of City 
and District Property' as approved on 
September 5, 2000, five OVLL fields shall 
be relocated from the former Rancho View 
School site to Park View School with 
approximately 109 additional parking spaces 
provided at Murdy Park.  The complete 
relocation of all five fields shall occur prior 
to any building or construction activity at the 
Rancho View School site that disrupts 
OVLL's established use of the site.  
Currently, OVLL's established use of 
Rancho View School consists of tryouts in 
January with the baseball season 
commencing in February and ending in June.  
“Complete relocation” shall be defined as 
five fields finished and ready for use by 

 
 
Relocate five OVLL fields from 
the former Rancho View School 
site to Park View School with 
approximately 109 additional 
parking spaces provided at 
Murdy Park. 

 

 

 

 
 
Prior to disruption of OVLL’s 
established use of Rancho 
View School. 

 
 
OVSD 

 
 
City of Huntington 
Beach Planning and 
Community Services 
Departments 
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Mitigation Action Required When Monitoring to Occur 
Responsible Agency 

or Party 
Monitoring Agency 

or Party 
OVLL.  No loss of the baseball season for 
OVLL shall occur.at one site or in a manner 
that practically accommodates Ocean View 
Little League’s programs without undue 
hardship. 

TRAFFIC/CIRCULATION     

Project Level 
 
T-1 Heil Avenue & Beach Boulevard – 
Provide a second westbound through lane 
(combination through and right turn) and 
remove the westbound right turn lane.  
Provide a second northbound left turn lane 
and a second southbound left turn lane.  
 
T-2 Warner Avenue & Beach Boulevard:  
Provide for a northbound right turn lane.  
 
 
T-3 Warner Avenue & Newland Street: 
Provide for a southbound right turn lane and 
a westbound right turn lane.  
 
T-4  Warner Avenue & Magnolia Street:  
Provide for a second northbound left turn 
lane. 

 
 
Pay fair share cost contribution 
for improvements (18.7%) 
 
 
 
 
 
Pay fair share cost contribution 
for improvements (34.5%) 
 
 
Pay fair share cost contribution 
for improvements (34.5%) 
 
 
Pay fair share cost contribution 
for improvements (30.6%) 
 
 
 
 

 
 
Prior to final inspection and 
issuance of occupancy permit. 
 
 
 
 
 
Prior to final inspection and 
issuance of occupancy permit. 
 
 
Prior to final inspection and 
issuance of occupancy permit. 
 
 
Prior to final inspection and 
issuance of occupancy permit. 

 
 
Applicant 
 
 
 
 
 
 
Applicant 
 
 
 
Applicant 
 
 
 
Applicant 
 
 
 
 

 
 
City of Huntington 
Beach Public Works 
Department 
 
 
 
 
City of Huntington 
Beach Public Works 
Department 
 
City of Huntington 
Beach Public Works 
Department 
 
City of Huntington 
Beach Public Works 
Department 
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PRELIMINARY WORKING DRAFT – Work in Progress 

Mitigation Action Required When Monitoring to Occur 
Responsible Agency 

or Party 
Monitoring Agency 

or Party 
Program Level 
 
T-5 Prior to issuance of site development 
permits, the applicant shall provide a Traffic 
Impact Study as determined by City staff, to 
ensure that proposed development meets all 
applicable provisions of the Orange County 
Congestion Management Program and the 
Growth Management Plan.  The Traffic 
Impact Study shall provide detailed 
mitigation measures as outlined in the CMP.  
The Traffic Impact Study shall also analyze 
and evaluate the effects on adjacent land 
uses and surrounding neighborhoods. 
 

 
 
Provide a Traffic Impact Study 
 

 
 
Prior to issuance of site 
development permits. 

 
 
Applicant 

 
 
City of Huntington 
Beach Public Works 
Department 

 

 



APPENDIX A. SUPPLEMENT TO TRAFFIC STUDY

RESPONSE TO COMMENTS/FINAL EIR





















































































































PCR SANTA MONICA

233 Wilshire Boulevard, Suite 130
Santa Monica, California 90401
TEL 310.451.4488
FAX 310.451.5279
EMAIL info@pcrnet.com

PCR IRVINE

One Venture, Suite 150
Irvine, California 92618
TEL 949.753.7001
FAX 949.753.7002
EMAIL info@pcrnet.com
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